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1. Introduction 

1.1 PURPOSE OF STUDY 

The Municipal Council of the City of Bayonne adopted Resolution # 21-05-12-066 directing the 
Planning Board of the City to conduct a study to determine whether certain parcels in the City 
qualify as an “Area in Need of Redevelopment” in accordance with New Jersey laws. The 
resolution from the governing body requested that the following properties be investigated by the 
Planning Board:  
 
Block 54 Lots 1, 24, 25 & 26 
 
All properties referenced as part of this analysis will be hereafter referred to as the “Study Area.” 
 
The investigation and its findings herein serves as a formal assessment of the Study Area in order 
to identify whether said area meets the statutory criteria of an Area in Need of Redevelopment, 
pursuant to N.J.S.A. 40A:12A-5, the New Jersey Local Redevelopment and Housing Law (LRHL). 
A particular parcel or area qualifies for redevelopment if it meets one of the eight statutory criteria 
that are listed in the LRHL.  These criteria and the degree to which the parcels within the Study 
Area in the City of Bayonne meet these criteria are outlined in detail within this report. In the 
preparation of this study, the following records have been reviewed to the extent that data was 
available: 

 Official Tax Maps of the City of Bayonne; 

 Tax, building, and zoning records for the Study Area; 

 Aerial photos of the Study Area; 

 Ownership and sales information; 

 Environmental contamination records; 

 Police reports for the Study Area; 

 City of Bayonne Master Plan; and 

 Zoning Map and Ordinance of the City of Bayonne. 
 

Field visits to the Study Area were conducted on June 11, 2021.  

1.2 RECENT REDEVELOPMENT LAW TO CONSIDER: COURT DECISIONS  

Recent redevelopment law pertinent to this study includes an Appellate Division decision that was 
handed down in the case of HJB Associates, Inc. v. Council of the Borough of Belmar and 
Borough of Belmar.  This decision invalidated a redevelopment declaration based in part on 
criteria “d” and reaffirmed that the application of said criteria requires demonstration that cited 
conditions be “detrimental to the safety, health, morals, or welfare of the community.” 
 
A municipality has broad discretion in designating a particular parcel or parcels as being “in need 
of redevelopment” pursuant to the LRHL.  The recent case law does not disturb the historic and 
significant deference given to a municipality’s finding that a particular area is in need of 
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redevelopment and underscores that such a finding carries great legal significance.  As the New 
Jersey Supreme Court confirmed in the Gallenthin Realty Development case (2007), provided 
that the municipality has put forth substantial evidence that a property in question is in need of 
redevelopment because it “has become stagnant and unproductive [due to] issues of title, 
ownership,” or other similar conditions, the finding that the property is “in need of redevelopment” 
will not be disturbed. The substantial evidence required is that the condition of the property is 
having detrimental effects on the community, and not just that the property is not fully productive.  
The case of Anzalone v. Long Branch (2008) further elaborated on the principles established in 
the Gallenthin case, noting that in order to establish that an area is “blighted” and in need of 
redevelopment, there must be a finding that the physical condition of the properties in question 
are contributing to social problems within the area.  
 
Main Street v. Hackensack (2015) further clarified the substantial evidence standard of the 
Gallenthin case regarding a blight finding, stating that it applies only to criteria “e” of the 
redevelopment statute, and not necessarily to the other criteria. For the statutory criteria other 
than “e”, a finding that the condition of the property is having a negative impact on the surrounding 
community may not be necessary in order to designate an area in need of redevelopment.  
 
On September 6, 2013, Chapter 159 was signed into law, requiring that a municipality’s decision 
to reserve the power of eminent domain shall be determined in the very beginning of the 
redevelopment process.  This changed the process by requiring a municipal governing body to 
indicate whether it is seeking a “Non-Condemnation Redevelopment Area” or a “Condemnation 
Redevelopment Area” when asking the local planning board to investigate an area as in need of 
redevelopment.   
 
The City Council has decided to pursue a “Non-Condemnation Redevelopment Area” for this 
investigation, as per Resolution # 21-05-12-066 

2. Redevelopment Process 

The redevelopment statute sets forth a multi-step process that must be observed by the municipal 
governing body and Planning Board in order to enable the City of Bayonne to lawfully exercise 
the powers which accrue as a result of employment of redevelopment planning. This process is 
outlined below. 
 

 The City Council must authorize the Planning Board, by resolution, to undertake an 
investigation of the delineated area to determine whether it meets the criteria in section 5 
of P.L.1992, c.79 (C.40A:12A-5). This Resolution must state whether the designation 
would be “Non-Condemnation Redevelopment Area” or a “Condemnation Redevelopment 
Area.” This report confirms again, this is a Non-Condemnation Redevelopment Area 
investigation. This step was accomplished through Resolution # 21-05-12-066 
 

 The Planning Board must conduct a preliminary investigation and hold a duly noticed 
public hearing in order to discuss the findings of the investigation and to hear persons who 
are interested in, or would be affected by, the contemplated action. The results and 
recommendations of the hearing are then referred to the City Council in the form of a 
Planning Board resolution for formal action.   
 



January 2020    Page | 3  

 Upon receipt of the recommendation from the Planning Board, the City Council may act 
to adopt a resolution designating the area in question, or any part thereof, as a 
condemnation area in need of redevelopment.  
 

 Upon designation, the Planning Board or municipal entity is then required to prepare a 
Redevelopment Plan, establishing the goals and objectives of the municipality and 
outlines the actions to be taken to accomplish these goals and objectives. 
 

 The Redevelopment Plan, after review by the Planning Board, is referred to the City 
Council for their review. 
 

 Upon receipt of the Redevelopment Plan from the Planning Board following their review 
and recommendations, the City Council may act to adopt the Redevelopment Plan by 
ordinance. The adopted plan will become an amendment to the zoning district map and 
zoning ordinance. The amendment may be treated as an overlay that keeps existing 
zoning intact while offering a different development alternative, or may supersede the 
existing zoning entirely. Only after completion of this public process is a municipality able 
to then exercise the powers granted under the redevelopment statute.  

  



January 2020    Page | 4  

3. Study Area Boundary Delineation and Description 

3.1 REGIONAL SETTING 

The City of Bayonne is located in southern Hudson County, along the Hudson River in northeast 
New Jersey. The City is surrounded by Jersey City to the north, New York Harbor to the east, 
Newark Bay and the cities of Newark and Elizabeth to the west, and Staten Island New York to 
the south.    

3.2 LOCATION 

The four parcels that make up the Study Area are located in the north eastern portion of the City 
along the Broadway and E 50th Street intersection. The four properties in total are approximately 
0.45 acres (20,000 square feet) with 100 feet frontage on Broadway and 200 feet frontage on E 
50th Street.  
 
A Map of the Study Area can be found in Appendix B.   
 
Portions of the Study Area are located within the City’s designated Urban Enterprise Zone (UEZ)., 
namely parcels that have frontage on Broadway ( Lots 24, 25 and 26).A map of the City’s UEZ 
boundaries can be found in Appendix C.  

3.3 EXISTING ZONING DISTRICTS 

 
 
UBD  Uptown Business District ( Broadway Corridor) 
 
The UBD District permits several uses including Professional and medical office, Business office, 
Bank and Deposit Institutions, Boutique (retail stores), other retail commercial uses with exception 
of thrift stores; pawn shops and shops which offer sale fire arms and/or ammunition, massage 
parlors, tattoo parlors and palm reading and psychics.  Additional permitted uses include fitness 
centers, health spas, gymnasiums and establishments offering sports and recreation instructions 
including but not limited to baseball, martial arts and soccer. Residences are permitted on the 
floors above the ground level. Minimum lot area is required to be 3,000 square feet  for permitted 
uses in this district, however a minimum lot frontage of 30 feet is required.  
 
 
 
 

Block Lot Address Owner Existing Zoning 

54 1 9 E 50TH St. 
9 EAST 50TH STREET 
LLC%LUCARELLI 

R-2 

54 24 1028 Broadway 
WOJCIECHOWSKI, 
STANLEY & HOLLY 

UBD 

54 25 1026 Broadway 
1026 BROADWAY LLC % 
DAVID BARTZ 

UBD 

54 26 1022-1024 Broadway 1022 Broadway, LLC UBD 
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R-2 Detached/Attached Residential District  
 
The R-2 District permits detached single family dwellings, or attached single family dwellings 
(townhouses), as well as home occupations, family day care homes, and essential services. The 
minimum lot size required for a single family and two family dwelling is 3,000 square feet for an 
interior lot, and 4,000 square feet for a corner lot.  Both the properties identified as Block 34 Lot 
29 and 30 do not meet the lot area requirement.  
 

3.4 ENVIRONMENTAL CONSTRAINTS 

A review of environmental constraints such as the presence of wetlands, groundwater 
contamination, or other contaminants, and the NJ Department of Environmental Protection’s 
(NJDEP) records do not indicate the presence of any known contaminants or other environmental 
constraints on any of the properties within the Study Area.  
 
An image of NJ GeoWeb, the DEP’s online GIS database of their records, indicating no known 
contaminants or other environmental constraints, is shown below:  
 
 
 

 
 

NJ GeoWeb screen capture. Website accessed June 9, 2021 
 

3.5 MASTER PLAN PERSPECTIVE 

The City of Bayonne last adopted a comprehensive Master Plan in 2000. The most recent 
Reexamination Report of that Master Plan was completed in July of 2017. The following objectives 
listed in the Report may be relevant to a redevelopment investigation of the Study Area:  
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 Promote revitalization and aesthetic appearance of the Broadway CBD through public 
private partnership. 

 Focus economic activity in the City’s major economic centers including Broadway. 

 Address quality of life issues resulting from land use conflicts, intensive commercial and 
industrial uses, increases in residential density from illegal conversions, vacant or 
underutilized parcels, and limited parking in residential and commercial districts.  
 

Recommendations from the Reexamination Report include:  

 Encourage high quality adaptive reuse and development of single family, duplexes, and 
town homes in existing residential neighborhoods.  

 Consider properties along Broadway as potential areas in need of redevelopment to 
encourage revitalization of pedestrian friendly mixed use residential developments.  

3.6 STATE PLANNING AREA CLASSIFICATION 

The primary objective of the State Development and Redevelopment Plan (SDRP) is to guide 
development to areas where infrastructure is available or can be readily extended such as along 
existing transportation corridors, in developed or developing suburbs, and in urban areas. The 
entirety of the City of Bayonne is located within the Planning Area -1 classification of the State 
Plan Policy Map of the SDRP. PA-1, known as the Metropolitan Planning Area, is intended to 
accommodate most of the State’s future growth. New development and Redevelopment is 
encouraged in Planning Area 1. As such, redevelopment of the Study Area parcels would 
generally advance the goals of the State Development and Redevelopment Plan.  
 
In addition, Bayonne is noted as being a designated center on the State Plan Policy map. 
Designated centers are areas where the most intensive growth and development in the state is 
to be directed. 
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State Plan Policy Map 

4. Statutory Criteria 

The purpose of the Redevelopment Law is to promote the physical development and improvement 
of “conditions of deterioration in housing, commercial, and industrial installations, public services 
and facilities and other physical components and supports of community life, [which] without this 
public effort are not likely to be corrected or ameliorated by private effort.”  The Redevelopment 
Law empowers local governments in their efforts to reverse these conditions and promote the 
advancement of community interests through programs of redevelopment, rehabilitation, and 
incentives to expand and improve commercial, industrial, residential and civic facilities. 
 
In order to declare an area in need of redevelopment, the governing body of the municipality must 
conclude, after investigation and public hearing, that within the delineated area at least one of the 
following conditions set out in the Redevelopment Law exist (N.J.S.A. 40A:12A-1, et seq.,): 

a. The generality of buildings are substandard, unsafe, unsanitary, dilapidated, or 
obsolescent, or possess any of such characteristics, or are so lacking in light, air, or space, 
as to conducive to unwholesome living or working conditions. 
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b. The discontinuance of the use of a building or buildings previously used for commercial, 
retail, shopping malls or plazas, office parks, manufacturing, or industrial purposes; the 
abandonment of such building or buildings; significant vacancies of such building or 
buildings for at least two consecutive years or the same being allowed to fall into a state 
of disrepair as to be un-tenantable. 

c. Land that is owned by the municipality, the county, a local housing authority, 
redevelopment agency or redevelopment entity, or unimproved vacant land that has 
remained so for a period of ten years prior to adoption of the resolution, and that by reason 
of its location, remoteness, lack of means of access to developed sections or portions of 
the municipality, or topography or nature of the soil, is not likely to be developed through 
the instrumentality of private capital. 

d. Areas with buildings or improvements which, by reason of dilapidation, obsolescence, 
overcrowding, faulty arrangement or design, lack of ventilation, light and sanitary facilities, 
excessive land coverage, deleterious land use or obsolete layout, or any combination of 
these or other factors, are detrimental to the safety, health, morals or welfare of the 
community. 

e. A growing lack or total lack of proper utilization of areas caused by the condition of the 
title, diverse ownership of the real properties therein or other similar conditions which 
impede land assemblage or discourage the undertaking of improvements , resulting in a 
stagnant and unproductive condition of land potentially useful and valuable for contributing 
to and serving the public health, safety and welfare, which condition is presumed to be 
having negative social or economic impact or otherwise being detrimental to the safety, 
health, morals or welfare of the surrounding area or the community in general. 

f. Areas, in excess of five contiguous acres, whereon buildings or improvements have been 
destroyed, consumed by fire, demolished or altered by the action of storm, fire, cyclone, 
tornado, earthquake or other casualty in such a way that the aggregate assessed value of 
the area has been materially depreciated. 

g. Area in any municipality in which an enterprise zone has been designated pursuant to the 
“New Jersey Urban Enterprise Zones Act,” P.L. 1983, c.303 (C.52:27H-60 et seq.) the 
execution of the actions prescribed in that act for the adoption by the municipality and 
approval by the New Jersey Urban Enterprise Zone Authority of the zone development 
plan for the area of the enterprise zone shall be considered sufficient for the determination 
that the area is in need of redevelopment pursuant to sections 5 and 6 of P.L. 1992, c.79 
(C.40A:12A-5 and 40A:12A-6) for the purpose of granting tax exemptions within the 
enterprise zone district pursuant to the provisions of P.L. 1991, c.431 (C.40A:20-1 et seq.) 
or the adoption of a tax abatement and exemption ordinance pursuant to the provisions of 
P.L. 1991, c.441 (C.40A:21-1 et seq.).  The municipality shall not utilize any other 
redevelopment powers within the urban enterprise zone unless the municipal governing 
body and planning board have also taken the actions and fulfilled the requirements 
prescribed in P.L. 1992, c.79 (C.40A:12A-1, et al.) for determining that the area is in need 
of redevelopment or an area in need of rehabilitation and the municipal governing body 
has adopted a redevelopment plan ordinance including the area of the enterprise zone. 

h. The designation of the delineated area is consistent with smart growth planning principles 
adopted pursuant to laws or regulation.  

 
In addition, a redevelopment area may include individual parcels that do not reflect any of the 
eligibility criteria listed in the statute.  N.J.S.A. 40A:12A-3 states that a Redevelopment Area may 
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include lands, buildings or improvements that in and of themselves are not detrimental to the 
public health, safety or welfare, but the inclusion of which is found necessary, with or without 
change in their condition, for the effective redevelopment of the area of which they are a part. 
This is referred to as inclusion through “Section 3” of the LHRL.  
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5. Evaluation of Study Area Parcels 

The following section will identify the Study Area Parcels and evaluate how each of these parcels 
may or may not meet any of the necessary statutory criteria.  
 
Block 54 Lot 1  

Location: 9 E 50th St.  

Owner: 9 East 50th St., LLC % Lucarelli 

Owner Address: 534 Broadway, Bayonne NJ, 07002 

Area: 10,000 square feet (0.23 acres) 
 
Description:  
 
This square shaped lot has approximately 100 feet frontage on E 50th Street. The property is 
currently developed with a 3 unit residential building along the western portion of the lot. The rest 
of the property appears to be vacant with a one -story detached five car garage structure located 
to the rear. The rest of the lot in front of the garage appears to be gravel and grassed. 
Occasionally, a dumpster was noted on the site.  This portion of the property ( minus the 
residential structure) appears to be fenced in and advertised as “for rent storage and parking”. 
The residential structure appears to be its own use, with only 2 parking spaces on site ( one car 
garage and parking space in front of the garage). The residential structure appears to be well 
maintained with regular wear and tear of the building.  
 
As noted above, the site is located in R-2 zone wherein one and two family are permitted use. 
The existing 3 family unit is a non-conforming use. Further, it appears the site is used as two 
separate uses a residential use as well as renting space for parking and storage. The zone 
requires minimum lot area of 3,000 square feet to be developed as a one or two family unit. The 
lot is 10,000 square feet and only a portion of the lot is developed. The rest of the property is used 
as a commercial garage and parking that is incompatible to the zone and neighborhood.  
 
 
Code Violations: 
 
There are no code violations associated with this property within the past 5 years.  
 
Environmental Considerations:  
 
Review of NJDEP records did not indicate any environmental constraints, or known contamination 
on the site.  
 
Redevelopment Criteria:  
 
The site has two incompatible uses on site creating an inefficient use of the land resulting in an 
unproductive and inefficient condition of land which condition is presumed to be having negative 
social or economic impact or otherwise being detrimental to the safety, health, morals or welfare 
of the surrounding area or the community in general. Although the site appears to be under one 
ownership, it appears the residential portion of the property is rented out while the garage and 
storage may possibly be rented out as as additional commercial Use on the property. Further the 
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property is 10,000 square feet, with an over size lot area for a zone wherein only 3,000 square 
feet is required. The site’s current layout and improvement is creating impeding and inefficient 
land assemblage, leading to a deleterious and obsolete layout that are  detrimental to the safety, 
health, morals or welfare of the community. 

Further, as noted above, the entire City is designated as a Center in the State Development and 
Redevelopment Plan, areas where the most intensive growth and development in the state is to 
be directed. 
 
This property can be designated as an Area in Need of Redevelopment due to meeting Criteria 
D and H 

 
  

9 E 50th St.  ( Block 54 Lot 1)  

One story Garage structure 
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Block 54 Lot 24 

Location: 1028 Broadway  

Owner: WOJCIECHOWSKI, STANLEY & HOLLY 

Owner Address: 75 Country Village Rd, Jersey City, NJ 

Area: 2,500 square feet (0.06 acres) 
 
Description:  
 
This property is the smallest of the study area is located along Broadway with 25 feet frontage. 
The property is currently developed with a two story structure that appears to be mixed use with 
commercial below and residential above.  
 
The site appears to be well maintained with regular wear and tear. The site has a non-conforming 
lot size and frontage. The site does not provide any parking for the existing use. Further, the 
commercial use appears to be vacant which may be attributed to the lack of parking. The front 
façade of the building appears to be dilapidated with missing bricks on the façade and only the 
awning frame with no awning along the frontage. The building appears to be in poor condition to 
be tenantable for commercial use.  
 
Access to the residential unit above is provided through the side.  The siding and stairs  appears 
to be in poor condition.  
 
 
Code Violations: 
 
There was one code violation issued on the property April 16, 2021 for garbage schedule violation.   
 
Environmental Considerations:  
 
Review of NJDEP records did not indicate any environmental constraints, or known contamination 
on the site.  
 
Redevelopment Criteria:  
 
This property can be designated as an Area in Need of Redevelopment due to meeting criteria A, 
D, and G. The building is not compatible with the current ordinance standards, it is creating an 
obsolete layout due to non-conforming use and size. The property is located within the City’s 
designated Urban Enterprise Zone (UEZ), making it eligible also under Criteria G. 
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1028 Broadway  ( Block 54 Lot 24)  

Side entrance to residential use 
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Block 54, Lot 25  

Location: 1026 Broadway 

Owner: 1026 Broadway LLC   

Owner Address: 102B East Shearwater Ct, Jersey City 

Area: 3,800 (0.08 ac)  
 
Description:  
 
This rectangular property has 30 foot frontage on Broadway. The site is currently vacant and 
appears to have remained so for more than 10 years. The last record from the City notes that in 
2017 an interest was generated to develop the property as a 5 story mixed use building with 
commercial and 16 residential units, however that application was never filed. The site remains 
vacant.  
 
The site is located in UBD zone where it meets the minimum lot area and frontage requirement 
however for this site to be developed as self sufficient compatible use, parking provision would 
be an issue since no curb cuts are encouraged along Broadway in order to preserve integrity and 
continuity of streetscape within this zone district.  
 
Code Violations: 
 
Other than property maintenance violation issued in 2010, no other violation has been cited for 
this site.  
 
Environmental Considerations:  
 
A review of NJDEP records did not indicate any environmental constraints, or known 
contamination on the site.  
 
Redevelopment Criteria:  
 
This property can be designated as an Area in Need of Redevelopment due to meeting Criteria 
C and G. Although the property meets the lot area and size requirement and is located in the 
uptown Business district, the property has not been developed for past 10 years with private 
capital alone. The size of the site and the lack of being able to provide parking on site, has created 
a non-developable land that would be compatible to the area and zone the site located in.  
 
The property is also located within the City’s designated Urban Enterprise Zone (UEZ) which 
means it can be further designated under Criteria G.  
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1026 Broadway Block 54 Lot 25  
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Block 54  Lot 26 

Location: 1022-1024 Broadway 

Owner: 1022 Broadway, LLC   

Owner Address: 1022-1024 Broadway  

Area: 3,700 square feet (0.08 acres) 
 
Description:  
 
This lot is the corner lot of the study area with 37 feet frontage on Broadway and 100 foot frontage 
on E 50th Street. The site is currently developed as a mixed use with commercial restaurant use 
on the ground floor and two residential units above.  
 
The site and property appears to be a well maintained showing signs of regular wear and tear. 
The restaurant use appears to be vacant with some windows boarded up. Residential unit access 
to the site is provided from E 50TH Street while restaurant use entrance is from Broadway. The 
building coverage on the site appears to be approximately 70% with not enough space to provide 
parking for the existing use. There is no refuse enclosure noted on the site.  
 
Code Violations: 
 
There was one code violation issued for the site on July 2012 for litter and trash receptacles.   
 
Environmental Considerations:  
 
A review of NJDEP records did not indicate any environmental constraints, or known 
contamination on the site.  
 
Redevelopment Criteria:  
 
Although the building is well maintained, the commercial use on the property appears to be 
vacant. Lack of parking on the site may make the tenancy of the commercial use an issue. Further, 
although, this property does not appear to meet any of the criteria necessary for designation as 
an area in need of redevelopment it location with the rest of the study area this property can be 
designated as Area in need of Redevelopment due to Section 3.  Section 3 permits to include 
lands, buildings or improvements which of themselves are not detrimental to the public health, 
safety or welfare but the inclusion of which is found necessary for the effective redevelopment of 
the area.   
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1022‐1024  Broadway 
Block 54 Lot 26 

View from Broadway 
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6. Study Conclusions and Recommendations 

 
The following chart summarizes the findings of this report:  
 

Property Redevelopment Recommendation 
Block Lot Address Redevelopment Area Criteria 

54 1 9 E 50TH St. Yes D, H 
54 24 1028 Broadway Yes D, G 
54 25 1026 Broadway Yes C, G 
54 26 1022-1024 Broadway Yes Section 3 

     

 
 
Overall, it is recommended that the parcels in the study be designated as Non-Condemnation 
Area in need of Redevelopment for a comprehensive redevelopment of the area.  
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7. Appendices 
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Appendix B: Study Area Map 
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Appendix C: Urban Enterprise Zone (UEZ) Map 
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